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The City of Marietta has established the City Center South Tax Allocation District (TAD) and is 
exploring the possibility of creating new TADs in the future.  Authorized under Georgia’s 
Redevelopment Powers Law, TADs offer opportunities for communities to support desired 
private development by reinvesting the resulting incremental property tax revenues into the 
projects themselves.  TAD increments may be used to reduce the cost of constructing public 
infrastructure, site assembly, demolition or other costs that may be necessary to make the 
development feasible.  For example, a proposed redevelopment project that creates $250,000 in 
incremental property tax revenue over an existing use could potentially support a $2.0 to $2.5 
million public investment to write down eligible costs.    
 
The City Council has delegated to the Marietta Redevelopment Corporation (MRC) 
responsibility for evaluating requests from private developers to receive TAD funding support. 
This memo discusses the procedure established by the MRC to consider new projects within 
established and future TADs. 
 

A. Application Process 
 
The procedure consists of the following steps: 
 

1. Before making any formal presentation to the MRC, the Applicant must submit initial 
project/financial information for review by staff.   

 
2. Staff will subject the proposal to a standard financial evaluation, based on incremental tax 

revenues generated and resulting supportable debt service.  The purpose of this 
evaluation is to set the upper limit of eligible project assistance.   

 
3. If after a preliminary review the developer still wants to proceed, staff will notify the 

Chairman that the Applicant wishes to present a proposal to the MRC for initial 
consideration.  The Chairman may choose to: 

 
a. Place the item on the next available meeting agenda or  
b. Defer the request to a working group of Directors for an initial review before 

bringing the request to the full Board. 
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4. The developer would then be invited to present the details of the project at a Board 
Meeting. The Board may take one of the following actions at this time:  

 
a. Authorize staff and/or a working group of Directors to perform additional 

analysis; or 
b. Forward the request to the City Council, either with or without a 

recommendation; or 
c. Take no action. 

 
5. Assuming the Board authorizes additional study, the proposal is further screened to verify 

justification for the requested funding.  Staff and/or a working group of Directors will 
meet with the Applicant again.  It may also be appropriate to bring in additional City staff 
at that time. This more detailed screening process will evaluate: 

 
a. Additional information needed to make a recommendation 

i. Additional project details 
ii. Verification of experience, qualifications and financial capacity to 

complete the project 
 

b. Economic justification/need for public financing and participation 
 
c. Anticipated project benefits, such as:   

i. Removal of slums and blight 
ii. Revitalization of surrounding neighborhoods 

iii. Increase in home ownership 
iv. Economic development/job creation benefits 

 
d. Potential project issues 

i. Adverse neighborhood impacts 
ii. Project risk 

iii. Other 
 

6. As part of this “second tier” staff/working group review, the Applicant would be 
expected to submit a more formal financial proposal requesting the use of TAD funds.  
This proposal would include a specific funding request, a description of the intended uses 
for the financing, financial justification for the request and evidence that the project can 
pay back the required investment. If the Applicant is still interested, this proposal will be 
presented to the MRC Board for action.  The Board may take one of the following actions 
at that time:  

 
a. Move to forward the project request to the City Council, either 

i. Recommended for approval 
ii. Without a recommendation or  

iii. With a recommendation to deny  
 

b. Request additional information and analysis before rendering a decision or  
 
c. Table the request. 
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The above procedures are designed to produce a relatively quick conclusion, with the goal of 
obtaining a decision from City Council within a maximum of 120 days from the initial 
inquiry.   
 
Apart from this procedure, the MRC has developed general policy guidelines to define 
minimum project qualifications, public objectives and priorities for the investment of TAD 
funds. These criteria serve as a consistent standard for evaluating project proposals, both 
within existing TADs and in any new districts that may be created in the future.  These 
guidelines are provided in Attachment A and are an integral part of the procedures outlined 
above. 

B. Application/Financing Fees 
 
The MRC has not established a fee schedule for processing requests for TAD assistance.  
However, if funds are awarded, the MRC reserves the right to charge applicants reasonable 
fees to recover the City’s costs of securing tax increment financing.  Successful applicants 
will be expected to enter into a development agreement with the City of Marietta as a 
condition of the financing award.   Application/financing fees will be negotiated with the 
applicant, as part of that development agreement, and will depend upon such factors as the 
total amount of TAD funding provided, the City’s cost of obtaining the financing, and 
general financial market conditions at the time of the application. 
 
 
Adopted this _______________, 2005. 
 
Marietta Redevelopment Corporation 
 
By:     
 
 
 
_____________________________________ 
Chairman 
 
 
Attest: 
 
 
 
_____________________________________ 
Administrative Secretary 
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ATTACHMENT  A: (DRAFT) 
Marietta Redevelopment Corporation 

Policy Guidelines for the Evaluation of Requests for 
Tax Allocation District (TAD) Financing  

(Adopted June ______, 2005) 
 

The Marietta Redevelopment Corporation (MRC) welcomes development proposals from the 
private sector that serve to revitalize redevelopment areas within the City of Marietta.  It is the 
MRC’s policy to evaluate all unsolicited, private sector requests for TAD financing and to 
recommend public sector support of those requests, which are (a) economically justified; (b) well 
conceived and capable of being implemented with reasonable levels of public support; and (c) 
serve to advance the City’s overall redevelopment goals and objectives.  

 
The MRC will evaluate TAD funding requests based on the following general factors: 

 
a) The purposes/uses for TAD financing and the consistency of those purposes with the 

Redevelopment Powers Law and City redevelopment objectives; 
b) The overall amount and timing of tax increment to be generated by the project; 
c) The Applicant’s demonstrated financial need for TAD assistance based on standard 

pro forma evaluation criteria (i.e. the “but for” test), and 
d) Resulting project benefits & return on the public’s investment 

 
Each of these factors is described in more detail below: 

 
 
A. Purposes/Uses of TAD Financing   
 
The MRC will only consider applications for TAD financing for purposes/uses that are 
consistent with the definition of “redevelopment” as defined in Georgia Redevelopment 
Powers Law (O.C.G.A 36-44-3(5)).  These eligible purposes/uses include:  
 
¾ New building construction, including commercial buildings and housing construction; 
¾ Building renovation; 
¾ Public works and utilities;  
¾ Telecommunications infrastructure;  
¾ Restoration of historic sites and buildings;  
¾ Parks and open space amenities;  
¾ Transit facilities;  
¾ Pedestrian amenities and safety improvements;  
¾ Property acquisition, assembly and disposition for redevelopment purposes. 

 
 
B. Tax Increment Generated by the Project 

 
It is the MRC’s policy to insure that any project, which receives a TAD contribution is “self-
financing,” that is, the project generates sufficient future property tax increment to pay back 
the associated debt service obligations incurred as a result of that request.  It is also the 
MRC’s policy to favor those projects, which generate sufficient increment to meet debt 
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coverage ratios that are imposed by lenders or, more importantly, generate “excess revenues” 
that can be used to retire debt and/or return revenues to the taxing jurisdictions’ respective 
general funds, ahead of schedule.  The MRC will also consider in its evaluation, projects that 
return substantial long-term incremental property tax revenues after all financing has been 
fully retired.  Although the MRC may consider proposals that are not self-financing as 
defined above, such proposals must offer other extraordinary benefits to justify such 
contributions.  
 
In addition to the overall amount of tax increment generated in proportion to cost, the MRC 
will consider the overall market/financial feasibility and perceived level of risk associated 
with the proposed development plan, as well as the demonstrated qualifications and 
experience of the applicant to execute the project as proposed.  For projects that are highly 
complex or have a high level of development risk, the MRC may request supporting 
documentation in the form of feasibility studies and/or appraisals to support the application.  
 
C. Project Economics  
 
Applicants for TAD financing assistance must demonstrate financial need for such assistance 
based on reasonable pro forma projections of costs, revenues and expected profits, i.e. meet 
the “but for” test as established in the Redevelopment Powers Law.   
 
Potential legitimate needs for TAD contributions to overcome poor development economics 
may include but not be limited to:  
 
¾ High site acquisition, assembly, demolition or remediation costs due to the nature of 

the proposed redevelopment site;  
¾ Inadequate public infrastructure that must be rebuilt or enhanced at the developer’s 

expense in order to support the proposed use;  
¾ The Applicant’s commitment to provide a percentage of affordable housing within 

the overall unit mix;  
¾ The inclusion of project amenities/enhancements that offer a public benefit but cannot 

be supported by the project’s economics; or 
¾ The need to incur above-average construction costs in order to successfully market 

units, or to satisfy the City’s desire to encourage high quality housing construction in 
redevelopment areas. 

 
Before approving TAD financing requests, the MRC will require applicants to submit a 
sufficiently detailed financial pro forma to enable staff to evaluate the project’s overall 
development economics and anticipated profit margins, using reasonable and defensible 
assumptions.   It is the MRC’s policy that the maximum TAD financing contribution it will 
recommend, shall enable the Applicant to achieve no more than a 15% developer’s profit 
based on total project costs and conservative projections of sales performance.  If, in the 
MRC’s opinion, the project has the potential to exceed pro forma expectations and achieve 
profits in excess of 15%, the MRC may choose to recommend approval contingent on the 
Applicant’s agreement to share “excess profits” or return a percentage of contributed TAD 
financing at the completion of the project if actual performance exceeds pro forma 
projections.  
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D. Project Benefits and Return on Public Investment 
 
In addition to purposes/uses that are consistent with State Law, the MRC will give added 
consideration/support to investments of TAD funds, which achieve redevelopment goals and 
objectives that have been established by the Marietta City Council and are consistent with 
established City Policy.  These goals/objectives include but are not necessarily limited to: 
 
¾ Increasing the percentage of owner-occupied housing within the City Limits, 

particularly in neighborhoods that are (a) located near the City Center; (b) currently 
have high concentrations of rental housing and (c) exhibit high incidence of vacancy, 
code violations and substandard housing conditions; 

 
¾ Encouraging new construction or rehabilitation that corrects code violations and 

eliminates substandard rental housing; 
 

¾ Increasing the supply of “affordable1” ownership housing within the City limits (See 
footnote for definitions of affordable housing);  

    
¾ Increasing the supply and quality of available housing products for the elderly; 

 
¾ Expanding and complementing the commercial boundaries of “Downtown;” 

 
¾ Revitalizing the City’s declining commercial corridors; and 

 
¾ Reducing service cost impacts/burdens on City Schools and other municipal 

departments. 
 

The MRC recognizes that in some individual cases, project proposals may return exceptional 
public benefits that merit investments of TAD funds at a higher level than is indicated by the 
evaluation criteria outlined in this policy.  In such extraordinary cases, the MRC may 
recommend that the City make a larger investment of public funds than would otherwise be 
justified.   

                                                 
1 In this case, “affordable” ownership housing shall be defined to include new or rehabilitated 
housing units that meet one of more of the following criteria: (a) are priced a minimum of 
20% below the median sale price of all new construction offered within the City limits at the 
time; (b) are within the means of households earning no more than 120% of the median 
household income in Cobb County, according to accepted industry criteria used to qualify 
mortgage applicants; or (c) are supported by some form of housing subsidy that enables the 
unit to be purchased by individuals who would not otherwise qualify on the basis of income.  
The MRC shall give added weight to proposals that contain significant numbers and 
percentages of units meeting definitions b and c above.  
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